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1.0 SUMMARY OF FINDINGS 
 
The proposed project is a minor subdivision of 43.59 gross acre parcel into four parcels 
ranging from 18.2 to 5.0 gross acres. The project site contains existing houses and 
outbuildings.  The proposed project is located in the east community of Ramona. The 
project area is, just north of Highway 78 on Ramona View Drive and is accessible from 
this intersection. The site is shown on the Ramona 7.5’ USGS Quadrangle, Section 12, 
Township 13 South, Range 1 East.   
 
This report provides information regarding existing conditions, compliance with the 
Resource Protection Ordinance (RPO) and the Guidelines For Determining Significance 
and Survey, Report Format, Content and Mapping Requirements (County 2006), and 
performs an impact analysis based on the current site design. This report also identifies 
mitigation measures to reduce any impacts to below a level of significance.  
 
A general biological survey, sensitive plant survey, focused California gnatcatcher, 
focused Quino checkerspot butterfly and Resource Protection Ordinance Study were 
performed onsite. The biological resources onsite include four habitat types: inland 
coastal sage scrub, chamise chaparral, eucalyptus woodland and developed. The 
Resource Protection Ordinance would afford protection to the inland coastal sage scrub 
and chamise chaparral, which constitute sensitive habitat lands. 
 
No state or federally listed plant or animal species were observed onsite. No sensitive 
plant species were observed onsite.  One sensitive wildlife species was either observed or 
detected onsite: coastal western whiptail (Cnemidophorus tigris multiscutatus). Five 
sensitive animal species have a high potential to occur: coastal rosy boa (Charina 
trivirgata roseofusca), coast patch-nosed snake (Salvadora hexalepis virgultea), northern 
red diamond rattlesnake (Crotalus ruber ruber), mountain lion (Felis concolor) and 
Bell’s sage sparrow (Amphispiza belli belli). 
 
Onsite impacts to approximately 7.50 acres of coastal sage scrub, 2.22 acres chamise 
chaparral, 1.66 acres of eucalyptus woodland and 6.01 acres of developed habitat may 
occur as a result of the proposed project. Impacts to approximately 0.54 acre of 
developed habitat offsite may occur to Ramona View Drive as a result of the proposed 
project tying into the Ramona Municipal Water District and replacing distressed sections 
of the road per DPW comment f., on page 21 of the County letter dated November 3, 
2005.  Offsite impacts are proposed to occur within the existing development footprint of 
Ramona View Drive.  These impacts would be considered significant. Mitigation for 
impacts to the coastal sage scrub is proposed at a 2:1 ratio.  Mitigation will be achieved 
through the onsite conservation of 15.00 acres of coastal sage scrub in a biological open 
space easement.  Mitigation for impacts to 2.22 acres of chamise chaparral is proposed at 
a 0.5:1 ratio resulting in a mitigation requirement of 1.11 acres of this habitat.  The 
mitigation for 1.11 acres of chamise chaparral can be achieved onsite in a biological open 
space easement.  Mitigation for impacts to eucalyptus woodland and developed habitat 
are not necessary.  Potential impacts to sensitive animal species observed and with a high 
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and moderate potential to occur onsite will be mitigated by the habitat-based mitigation. 
Implementation of these mitigation measures will reduce impacts to below a level of 
significance. 
 
 2.0 INTRODUCTION 
 
The proposed project is a minor subdivision of 43.59 gross acre parcel into four parcels 
ranging from 17.4 to 5.0 gross acres. The project site contains existing houses and 
outbuildings.  The proposed project is located in the east community of Ramona. The 
project area is, just north of Highway 78 on Ramona View Drive and is accessible from 
this intersection. The site is shown on the Ramona 7.5’ USGS Quadrangle, Section 12, 
Township 13 South, Range 1 East.   
 
Topography, Soils, Land Use 
 
The project is generally sloping and is covered with granitic rock outcrops. Elevations 
onsite range from approximately 1640 feet above mean sea level in the southwest, to 
approximately 2200 feet above mean sea level at the north east.  Ephemeral drainages 
occur in the eastern and southern portion of the property.  These drainages are not 
proposed to be impacted as a result of the proposed project.  
 
The soils on the property are Cieneba very rocky coarse sandy loam, thirty to seventy-
five  percent slopes, Cieneba rocky coarse sandy loam, nine to thirty percent slopes and 
Vista coarse sandy loam, five to nine percent slopes (Bowman 1973).  The Cieneba series 
consists of excessively drained, very shallow to shallow coarse sandy loams that formed 
in material weathered in place from granitic rock.  These soils are on rolling to 
mountainous uplands. In a representative profile the soil is brown, medium acid coarse 
sandy loam about 10 inches thick.  Below this is weathered granodiorite (Bowman 1973).  
The Vista series consists of well-drained, moderately deep and deep coarse sandy loams 
derived from granodiorite or quartz diorite. In a representative profile, the surface layer is 
dark grayish-brown and dark-brown, neutral and slightly acid sandy loam about 19 inches 
thick.  The subsoil is dark-brown and yellowish-brown, slightly acid coarse sandy loam 
about 16 inches thick.  Below this is strongly weathered granitic rock (Bowman 1973).   
 
Current land use consists of an existing residence and garage, a horse corral and pasture 
with associated outbuildings and a branched dirt road which passes through the project 
area from southwest to northeast. 
 
Regional Setting 
 
The proposed project is located in the North County Subarea Draft of the Multiple 
Species Conservation Program (MSCP) in a proposed Pre-approved Mitigation Area 
(PAMA). The site is located in area of undeveloped lands with a small rural-residential 
area to the west. Land to the south contains existing biological open space easements 
associated with a previously approved residential subdivision. This property is within a 
mile from both the Santa Maria Creek to the northwest and Hatfield Creek to the south. 
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3.0 SURVEY METHODOLOGY 
 
The site was surveyed on foot and habitat mapped (Figure 3). Mapping was performed 
following the Guidelines For Determining Significance and Survey, Report Format, 
Content and Mapping Requirements (County 2006).  Wildlife species were identified 
directly by sight or by vocalizations, and indirectly by scat, tracks, or burrows.  Field 
notes were maintained throughout the surveys and species of interest were mapped. The 
primary focus of the survey was to document and map the size, location, and general 
quality of all habitat types and the presence or potential presence of any sensitive 
resources onsite.  A focused presence/absence survey was performed for the Quino 
checkerspot butterfly (Euphydryas editha quino) and for the California gnatcatcher 
(Polioptila californica). Seven (7) flight survey visits for Quino checkerspot and three for 
California gnatcatcher were conducted by Robin Church (Permit No. TE- 812203-3), for 
the presence of the federally-listed endangered Quino checkerspot butterfly and 
California gnatcatcher. In addition, sensitive plant surveys were performed 
simultaneously during the Quino surveys and during the initial site visit.  Surveys 
performed on the Neumann Property are summarized in Table 1, below. 
 

Table 1 
Surveys Performed 

Date Time Survey Temperature 
(ºF) Sky Wind 

(mph) Observers 

10/17/04 13:00-
15:00 Biology 62-63 Mostly 

Cloudy 2-8 AP 

12/6/05 9:40-
11:30 Biology         65-75  Sunny 0-10 AD, ST 

4/13/06 1500-
1645 Focused Quino 86°-84° Clear 4-8 RC 

4/20/06 1300-
1445 Focused Quino 74°-72° Clear 4-6 RC 

4/24/06 1140-
1305 Focused Quino 65°- 71° 30-50% 

Cloudy 0-6 RC 

4/29/06 1445-
1625 Focused Quino 75°- 72° Clear 4-8 RC 

5/4/06 1330-
1530 Focused Quino 71°- 70° Clear 0-3 RC 

5/11/06 1300-
1435 Focused Quino 82°-79° Clear 4-7 RC 

5/16/06 1350-
1520 Focused Quino 81°-78° Clear 0-6 RC 

9/4/06 7:30 -
9:30 

CAGN 69-91º Clear 0-5 RC 

9/11/06 7:00 – 
8:45 

CAGN 
 

58-73º Clear 0-5 RC 

9/18/06 8:00 to 
9:50 

CAGN 59-84º Clear  0-5 RC 
 

AD=Andrew Drummond, AP=Andrew Pigniolo, RC=Robin Church, ST=Sara Thorne 
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Nomenclature for this report conforms to Hickman (1993) for plants, Holland (1986) and 
Oberbauer (1996) for plant communities and habitat types, American Ornithological 
Union (AOU 1998, 2000) for birds, Jennings (1983) and Stebbins (2003) for reptiles and 
amphibians, Jones (1992) for mammals, and Powell (1979) for insects. 
 
 
4.0 RESULTS 
 
The following discussion summarizes the existing biological resources onsite including 
habitats, vegetation, and wildlife. Habitats are depicted on Figure 3. 
 
4.1 Vegetation 
 
Habitat descriptions are based on the County of San Diego’s Biological Mapping 
Requirements (County 2002) and Terrestrial Vegetation Communities in San Diego 
County based in Holland’s Descriptions (Oberbauer 1996), however, it has been shown 
that habitats on the project sites in San Diego County are often not pristine and rarely fit 
into one description. Therefore, the best-fit definition based on the County’s current 
descriptions and dominant plant species has been applied. Four habitat types occur within 
the project site:  inland coastal sage scrub, chamise chaparral, eucalyptus woodland and 
developed.  A complete list of plant species observed onsite is included in Appendix A. 
 
Coastal Sage Scrub-Inland Form (Habitat Code 32520) 
 
Approximately 19.35 acres of this habitat occurs on a northwestern facing slope within 
the project site. This area is dominated by typical coastal sage scrub shrub species such as 
coast sagebrush (Artemisia californica), laurel sumac (Malosma laurina), deerweed 
(Lotus scoparius), chamise (Adenostoma fasciculatum) and white sage (Salvia apiana). In 
addition typical annuals and perennials observed within this habitat include California 
bee plant (Scrophularia californica), virgin’s bower (Clematis sp.) and caterpillar 
phacelia (Phacelia cicutaria var. hispida).  Additionally, 3.63 acres of disturbed coastal 
sage scrub occurs onsite.  The disturbed coastal sage scrub is less dense in shrub 
composition due to past grading and brushing, and is dominated by grasses such as wild 
oat (Avena sp.) and foxtail chess (Bromus rubens). Coastal sage scrub composes 
approximately 22.19 acres onsite. 
 
Chamise Chaparral (Habitat Code: 37200) 
 
Mature chamise chaparral covers approximately 12.68 acres of the site.  It consists of tall-
statured stands (between 1.5 and 3 meters) heavily dominated by chamise (Adenostoma  
fasciculatum).  Some other species occurring onsite are scrub oak (Quercus 
berberidifolia), Mexican manzanita (Arctostaphylos pungens), sugar bush (Rhus ovata), 
California brickellbush (Brickellia californica) and chaparral whitethorn (Ceanothus 
leucodermis). Overall, the brush is very dense, but there are some small openings. There 
is little leaf litter or understory in this habitat except in minor drainages that have gentle 
slopes. 
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Eucalyptus Woodland (Habitat Code: 11100) 
 
This habitat onsite is composed of mature eucalyptus trees (Eucalyptus sp.) with a 
disturbed and partly landscaped under story.  This habitat serves as a habitat for raptor 
nests.  This habitat occurs along the western portion of the site.  Approximately 1.66 
acres of this habitat occur onsite. 
 
Developed (Habitat Code 12000) 
 
Approximately 6.21 acres of disturbed habitat occurs onsite. This area is associated with 
dirt access roads, graded parking areas, existing houses, outbuildings and a horse corral.  
 
Rock Outcrops  
 
Rock outcrops are considered a unique microhabitat by the county.  Numerous rock 
outcrops occur onsite.  Rock outcrops add diversity to the vegetation communities by 
providing a discrete ecological niche for species not found elsewhere in the surrounding 
habitat.  Rock outcrops also provide cover and potential nesting cavities for several 
wildlife species.  Some reptile species are attracted to the sun-warmed surfaces of the 
rocks, and birds use boulders as perches and vantage points.  
 
4.2  Wildlife 

 
A total of thirty-three wildlife species were identified onsite. These included ten 
invertebrate species, two reptile species, seventeen bird species, and four mammal 
species. A complete list of wildlife species observed onsite is included as Appendix B.  
 
Invertebrates observed included butterflies and bees. The reptile species observed onsite 
include the western fence lizard (Sceloporus occidentalis) and the coastal western 
whiptail (Cnemidophorus tigris multiscutatus). Some common bird species observed 
included the common raven (Corvus corax), mourning dove (Zenaida macroura), scrub 
jay (Aphelocoma californica), house finch (Carpodacus mexicanus) and California quail 
(Callipepla californica).  The mammals detected onsite included coyote (Canis latrans 
clepticus), woodrat (Neotoma sp.), mule deer (Odocoileus hemionus fuliginata) and 
Valley or Botta’s pocket gopher (Thomomys bottae).  
 
4.3 Sensitive Resources 
 
Sensitive or special interest plant and wildlife species and habitats are those which are 
considered rare, threatened, or endangered within the state or region by local, state, or 
federal resource conservation agencies.  Sensitive habitats, as identified by these same 
groups, are those which generally support plant or wildlife species considered sensitive 
by these resource protection agencies or groups.  Sensitive species and habitats are so 
called because of their limited distribution, restricted habitat requirements, particular 
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susceptibility to human disturbance, degradation due to development or invasion by non-
native species, or a combination of all of these factors.   
 
In addition to RPO and the Guidelines For Determining Significance and Survey, Report 
Format, Content and Mapping Requirements (County 2006), the following were used in 
the determination of sensitive biological resources: U.S. Fish and Wildlife Service 
(USFWS) (USFWS 2001); and California Department of Fish and Game (CDFG) (CDFG 
1999, 2000 and 2001). An explanation of the sensitivity codes used in this report is 
included in Appendix E. 
 
Applicable Resource Conservation Plans and Ordinances 
 
In San Diego County guidelines and regulations have been adopted which define and 
provide protection to certain types of sensitive biological resources as follows: 
 
Resource Protection Ordinance (RPO) 
 
The purpose of the RPO is to protect sensitive resources and prevent their degradation 
and loss.  The sensitive resources protected by the RPO include wetlands, wetland buffer 
areas, and sensitive habitat lands, which are defined as follows:  
  

"Wetland" areas include lands which are transitional between terrestrial and 
aquatic systems where the water table is usually at or near the surface or where 
the land is covered by water. Lands having one or more of the following attributes 
are “wetlands:” 
 
 (a). At least periodically, the land supports a predominance of hydrophytes 
(plants whose habitat is water or very wet places); 
(b). The substratum is predominantly undrained hydric soil; or 
(c).  An ephemeral or perennial stream is present, whose substratum is 
predominately non-soil and such lands contribute substantially to the biological 
functions or values of wetlands in the drainage system.   

 
"Wetland buffer" areas include lands which provide a buffer area of an 
appropriate size to protect the environmental and functional habitat values of the 
wetland, or which are integrally important in supporting the full range of the 
wetland and adjacent upland biological community.   

 
"Sensitive habitat lands" include those which support unique vegetation 
communities,  or the habitats of rare or endangered species or sub-species of 
animals or plants, including the area which is necessary to support a viable 
population of any of these species in perpetuity, or which is critical to the proper 
functioning of a balanced natural ecosystem or which serves as a functioning 
corridor.   
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Natural Communities Conservation Plan and County Habitat Loss Permit 
Ordinance (Ordinance 8365 – New Series) 
 
The state of California passed the Natural Communities Conservation Planning (NCCP) 
Act in 1991. The NCCP is broader in its orientation and objectives than the California 
and Federal Endangered Species Acts. These laws are designed to identify and protect 
individual species that have already declined significantly in number. The objective of 
the NCCP is to conserve natural communities and accommodate compatible land use. 
The pilot program is a cooperative effort between the state and federal governments and 
numerous private partners. The focus of the pilot program is the coastal sage scrub 
habitat of Southern California. This habitat is home to the California gnatcatcher, a 
federally threatened species, and approximately 100 other potentially threatened or 
endangered species.  The habitat is fragmented and distributed over more than 6000 
square miles encompassing San Diego, Orange, Riverside, Los Angeles and San 
Bernardino Counties. 
 
For planning purposes some of these Subregions are organized into “Subareas” that 
correspond to geographic boundaries of participating jurisdictions and/or landowners. In 
each subregion and subarea, a local lead agency coordinates the collaborative planning 
process. Working with landowners, environmental organizations, and other interested 
parties, the local agency oversees the numerous activities that compose the development 
of a conservation plan. The Department of Fish and Game (CDFG) and the USFWS 
provide the necessary support, direction, and guidance to NCCP participants in these 
functions.  The County of San Diego is participating in the NCCP and already has an 
MSCP in place for southern portions of the County. This project however, does not fall 
within the limits of the adopted MSCP. Therefore, until approval of the north county 
MSCP for the remainder of the County occurs, pursuant to the 4d rule of the Federal 
Endangered Species Act, impacts to coastal sage scrub are limited to 5 percent of the total 
acreage occurring within County. In addition, projects impacts will need to be assessed 
based on the NCCP flowchart. 
 
The County of San Diego adopted its Habitat Loss Permit Ordinance (Ordinance 8365 
(New Series)) on March 2, 1994 to ensure conformance with the NCCP. 
 
4.3.1 Sensitive Habitats 
 
Coastal sage scrub and chamise chaparral would be considered sensitive habitats.  
 
Coastal Sage Scrub 
 
Coastal sage scrub habitat is considered sensitive by the County, CDFG, USFWS, and 
EPA.  This habitat regionally supports a number of state and federally endangered, 
threatened, and rare plants and animals which are currently listed or are being considered 
as possible candidates for listing.  It is estimated that 70 to 90 percent of the original 
acreage of this habitat in the state has been lost as a result of urban expansion in coastal 
areas (Atwood 1990).  Even if in a disturbed condition, coastal sage scrub habitat may be 
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considered sensitive by the resources agencies since it may still serve as habitat for 
wildlife and may be regenerating to higher quality coastal sage scrub habitat.  This 
habitat dominates the western portion of the property. 
 
Chamise Chaparral 
 
Although still a relatively plentiful habitat, chamise chaparral is considered a sensitive 
habitat. This habitat dominates the eastern portion of the property. 
 
4.3.2 Sensitive Plants 
 
Sensitive or special interest plant species are those which are considered rare, threatened, 
or endangered within the state or region by local, state, or federal resource conservation 
agencies.  Sensitive plant species are so called because of their limited distribution, 
restricted habitat requirements, or particular susceptibility to human disturbance, or a 
combination of these factors. Sources used for the determination of sensitive plant 
species include: CDFG (1999), CNPS (2003), CNDDB (2006) and the Scoping Letter 
provided by the County of San Diego.  No sensitive plants were observed onsite.   
 
Sensitive Plant Species With the Potential to Occur Onsite 
 
Twenty-two sensitive plants were assessed for the potential to occur onsite and are 
discussed in Appendix C.  Of the twenty-two sensitive plants assessed, Chorizanthe 
leptotheca has a high potential to occur onsite and Monardella hypoleuca ssp. lanata has 
a moderate potential to occur.   
 
Peninsular spineflower (Chorizanthe leptotheca)  
 
Peninsular spineflower is an annual herb with an R-E-D ranking of 1-2-2 (limited 
distribution), and no state or federal status.  The County classifies this species as a Group 
D sensitive plant.  Typical habitat includes chaparral, coastal scrub, and lower montane 
coniferous forest. This species is geographically located in alluvial fans within granitic 
soils between 300 to 1900 meters in elevation.  Threats to this species include 
development and invasion of non-native grasses.  Peninsular spineflower was not 
detected during surveys, however it has a high potential to occur onsite due to appropriate 
habitat, soils and it is known from the region. 
 
Felt-leaved monardella (Monardella hypoleuca ssp. lanata)  
 
Felt-leaved monardella is a rhizomatous herb with an R-E-D ranking of 2-2-2 (limited 
number of occurrences in California), and no state or federal status. The County classifies 
this species as a Group A sensitive plant species. Typical habitat includes chaparral and 
cismontane woodland understory in xeric situations, commonly within rocky silt loam 
soils between 300-1190 meters.  Felt-leaved monardella is presumed stable in San Diego 
County because the species tends to occupy mountainous ridgelines and undeveloped 
peaks.  Felt-leaved monardella was not observed during surveys, has a moderate potential 
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to occur due to appropriate habitat and soils, however it is not known to occupy lands in 
the vicinity of the Neumann property. 
 
4.3.3 Sensitive Animals 
 
Sensitive or special interest wildlife species and habitats are those which are considered 
rare, threatened, or endangered within the state or region by local, state, or federal 
resource conservation agencies.  Sensitive species are so called because of their limited 
distribution, restricted habitat requirements, or particular susceptibility to human 
disturbance, or a combination of these factors.  Sources used for the determination of 
sensitive biological resources include: USFWS (USFWS 2001), CDFG (CDFG 2000 and 
2001). Additional species receive federal protection under the Bald Eagle Protection Act 
and the Migratory Bird Treaty Act and Convention for the Protection of Migratory Birds 
and Animals.  
 
The CDFG also lists species as threatened or endangered, or candidates for listing as 
threatened or endangered.  Lower sensitivity animals may be listed as “species of special 
concern” (CDFG 2000). The CDFG further classifies some species under the following 
categories: “fully protected,” “protected furbearer,” “harvest species,” “protected 
amphibian,” and “protected reptile.”  The designation “protected” indicates that a species 
may not be taken or possessed except under special permit from the CDFG; “fully 
protected” indicates that a species can be taken only for scientific purposes.  The 
designation “harvest species” indicates that take of the species is controlled by the state 
government. No rare, threatened, or endangered animal species were observed onsite.   
 
4.3.3.1       Sensitive Animals Observed 
 
Three sensitive animal species were observed onsite, coastal western whiptail, mule deer 
and turkey vulture.   
 
Coastal western whiptail (Cnemidophorus tigris multiscutatus) 
 
The coastal western whiptail is a Federal Species of Concern.  It occurs in a variety of 
habitats, including valley-foothill hardwood, valley-foothill-hardwood-conifer, valley-
foothill riparian, mixed conifer, pine-juniper, chamise-redshank chaparral, mixed 
chaparral, desert scrub, desert wash, alkalai scrub, and annual grass types. This species is 
most common in and around dense vegetation.  They are often found in sandy and 
gravelly areas and washes. Whiptails have been found to be preyed upon by roadrunners 
(Ohmart 1973 in Zeiner et al, 1988).  The coastal western whiptail onsite was observed in 
disturbed inland coastal sage scrub and is mapped on Figure 3. 
 
Southern mule deer (Odocoileus hemionus fuliginata) 
 
The southern mule deer is a San Diego County sensitive species.  It occurs in many 
habitats except in deserts, intensively farmed areas without cover, or urbanized areas.  It 
prefers early to intermediate successional stages of most forest, woodland, and brush 
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habitats. Optimal habitat has a mosaic of various-aged vegetation that provides woody 
cover, meadow, shrubby openings, and water.  Fawning occurs in moderately dense 
shrublands, woodlands, dense herbaceous stands, and riparian habitats with available 
water and forage (Zeiner et al 1990).  This species may be resident or migratory.  
Southern mule deer tracks were observed on dirt roads scattered throughout the northern 
and western portion of the Neumann property and are mapped on Figure 3. 
 
Turkey Vulture (Cathartes aura) 
 
The turkey vulture is a County sensitive species. According to Unitt (1984), this species 
is a fairly common to common spring and fall migrant, uncommon to locally common 
winter visitor and rare to uncommon summer resident of San Diego County.  Turkey 
vultures were observed flying overhead. 
 
4.3.3.2          Sensitive Wildlife Species With the Potential to Occur Onsite 
 
Sensitive wildlife species with the potential to occur onsite are discussed in Appendix D.  
Of the thirty-nine sensitive species with the potential to occur onsite, five have a high 
potential to occur onsite and three have a moderate potential to occur onsite.  The species 
with a high potential to occur onsite include: coastal rosy boa (Charina trivirgata 
roseofusca), coast patch-nosed snake (Salvadora hexalepis virgultea), northern red 
diamond rattlesnake (Crotalus ruber ruber), mountain lion (Felis concolor) and Bell’s 
sage sparrow (Amphispiza belli belli).  The species with a moderate potential to occur 
onsite include: Cooper’s hawk (Accipiter cooperi), San Diego banded gecko (Coleonyx 
variegatus abbotti), San Diego desert woodrat (Neotoma lepida intermedia) and rufous-
crowned sparrow (Aimophila ruficeps canescens).   
 
All of the species with a high or moderate potential to occur onsite except for the 
southern mule deer and the turkey vulture are federal and/or state species of concern.  
The southern mule deer and the turkey vulture are both county sensitive species.  In 
addition to these species, two federally listed species, the California gnatcatcher, Quino 
checkerspot butterfly and Stephens’ kangaroo rat have a low potential to occur.   
 
California Gnatcatcher (Polioptila californica) 
 
Status: Federally listed as Threatened, State Species of Concern 
 
The California gnatcatcher (CAGN), a Federally Threatened species and California 
Species of Concern, is a small gray songbird that is a resident of scrub-dominated 
communities in southwestern California from the Los Angeles Basin through Baja 
California, Mexico.  California gnatcatcher populations have declined due to extensive 
loss of Coastal sage scrub habitat to urban and agricultural uses.  
 
A focused California gnatcatcher survey was performed onsite by RC Biological 
Consulting, Inc. in September 2006.  None of the three site visits detected the presence of 
the California gnatcatcher onsite; therefore this species has a low potential to occur 
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onsite.  The California gnatcatcher report that was submitted to the USFWS has been 
included as Appendix F. 
 
Quino Checkerspot Butterfly (Euphydryas editha quino) 
 
Status: Federally listed as Endangered. 
 
The United States Fish and Wildlife Service (USFWS) officially listed the Quino 
checkerspot butterfly (Euphydryas editha quino) as “endangered” on January 16, 1997 
(USFWS 1997).  For this reason the Quino checkerspot is protected under the provisions 
of the Endangered Species Act of 1973, as amended.  As such, “take” of this species, 
either directly or indirectly, is prohibited by law.  In order to help land owners in 
preventing an unknowing “take” of this species, the USFWS has required that land 
owners have a protocol survey conducted on their land prior to project implementation in 
order to determine the presence or absence of this species. 
 
The Quino checkerspot butterfly is one of several subspecies of Euphydryas editha.  It is 
a member of the brush-footed butterfly family (Nymphalidae).  The Quino checkerspot is 
associated with a variety of habitats which include clay soil meadows, grassland, coastal 
sage scrub, chamise chaparral, red shank chaparral, juniper woodland and semi-desert 
(Ballmer, et al., 2000).  Despite association with a wide range of habitat, distribution of 
this species is restricted to areas which support the larval host plants.  The Quino’s 
primary host plant is Plantago erecta.  Other possible larval host plant species include 
Plantago patagonica, Antirhinnum coulterianum, Castilleja exserta and/or Cordylanthus 
rigidus (USFWS 2002) as well as Collinsia and possibly other Scrophulariaceae (Ballmer 
et al. 2000).  Generally the flight season for the Quino checkerspot occurs from late 
February through April, peaking in March or April.  
 
A focused Quino checkerspot butterfly survey was performed onsite by RC Biological 
Consulting, Inc. in Spring 2006.  The Quino checkerspot butterfly’s main host plant 
dwarf plantain (Plantago erecta) was not identified onsite. Also, no secondary host plants 
were observed onsite.  None of the site visits detected the presence of the Quino 
checkerspot; therefore this species has a low potential to occur onsite.  The Quino 
checkerspot butterfly report that was submitted to the USFWS has been included as 
Appendix G. 
 
Stephens’ Kangaroo Rat (Dipodomys stephensi) 
 
Status: Federally listed as Endangered, State Threatened  
 
The Stephens’ kangaroo rat (SKR) is a medium-sized kangaroo rat (11-12” [2.7-3.0 cm] 
in length).  Like all kangaroo rats, they have long hind legs, small front legs and feet with 
a white underside.  This species has dark cinnamon brown fur and a black and white tail.  
Stephens’ kangaroo rats are found in the San Jacinto Valley and nearby foothill 
grasslands.  These rats need sparsely vegetated habitats (like sage brush and grass 
patches) on sandy or gravelly soils.  They need soil that is soft enough to dig their 
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burrows, where they live.  Stephens’ kangaroo rats have also been known to occupy 
abandoned pocket gopher burrows.  This kangaroo rat mainly feeds on seed from annual 
grasses and forbs.  They are also thought to feed on fruits, leaves, stems, buds, and even 
insects. The Stephens’ kangaroo rat formerly ranged in and around the San Jacinto 
Valley.  They have been recorded in 8 general areas from southwestern San Bernardino 
County, into western Riverside County and northwestern San Diego County (Vista, 
Camp Pendleton, Fallbrook, Ramona, Valley Center).   
 
The habitat on the Neumann property is too dense, the slopes are too steep and the soils 
are not friable enough to sustain this species.  The nearest known location of Stephens’ 
kangaroo rat is approximately 8 miles east of the project site, contains Fallbrook and 
Visalia Series soils with 5 to 9 percent slopes and the habitat is dominated by grasses. 
Therefore, due to the distance from the nearest known the location that this species 
occupies and lack of appropriate habitat and soils, Stephens’ kangaroo rat has a low 
potential to occur onsite. 
 
4.3.3.3  Raptors  
 
The site contains mature eucalyptus trees that are lined in the eucalyptus woodland. 
Eucalyptus trees can support raptor nesting.  Raptors are large predatory or scavenger 
birds that typically require tall trees for perching and nesting associated with adjacent 
open grasslands to forage. Due to declining habitat and the associated declining numbers 
of these species on the whole, many raptor species have been designated as California 
Species of Special Concern by the CDFG. These species are protected, especially during 
their critical nesting and wintering stages. Raptors are protected under the CDFG 
California Raptor Protection Act (Title 14, Section 670). One raptor was observed flying 
overhead, red-tailed hawk (Buteo jamaicensis). No raptor nests were observed within the 
trees onsite. 
 
4.4 Wildlife Corridors 
 
The proposed open space is designed with many constraints in mind so that it would best 
preserve the local wildlife corridor, which connects the Neumann property to 
undeveloped land to the east, north and south (Figure 4). The proposed project will 
contribute 350 at the southern end of the property to an identified corridor width of 1400 
feet. The width of the proposed open space widens to the north on the property where at 
the northern property limits the project is contributing 1300 feet to an identified corridor 
width of 2300 feet (Figure 4). The proposed open space is located in the northern portion 
of the property and continues to the east, and to the southeast (Figure 5).  Sensitive 
species observed in the proposed open space include southern mule deer.  This design 
will allow for the sensitive species to continue utilizing it.  This design will also retain the 
continuity with undeveloped lands offsite, by keeping the proposed development 
clustered with existing residential development to the west and south (Figure 6).  The 
proposed pad in parcel 4 extends no further north, than the existing development to the 
west.  The proposed pad on parcel 3 extends no further east, than the existing 
development to the south. Local wildlife corridors occur north and east of the project site  
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in the proposed PAMA.  By keeping the proposed development adjacent to existing 
development, the northeast-southeast direction of wildlife travel is not compromised.  
Further, the CDFG Jurisdictional drainages occur in a northeast-southwest direction 
within the proposed open space.  As designed, the open space onsite will maintain a west-
east and north-south linkage to undeveloped lands and the drainage network.   Indirect 
effects such as noise and lighting will be limited since the extent of the property is 3 
additional homes with residential lighting. 
 
 
5.0   REGULATORY REQUIREMENTS PERTAINING TO WETLANDS 
 
Army Corps of Engineers (ACOE) – Clean Water Act 
 
Pursuant to Section 404 of the Clean Water Act, any onsite wetlands and waters of the 
U.S., would be subject to permit provisions regulating activities within their boundaries. 
These provisions are enforced by the ACOE, as well as the EPA, with technical input 
from the USFWS.  Three factors are considered in the designation of wetlands: the 
presence of hydrophytic vegetation, hydric soils, and site hydrology.  According to the 
latest ACOE methodology, all three wetland indicators must be present to make a 
jurisdictional ruling (Environmental Laboratory 1987).  Areas indicated as wetlands by 
all three factors during the rainy season may lack the indicators of hydrology and/or 
vegetation during the dry season, or the vegetation may have been altered or removed 
through human disturbance.  Such areas may still be regarded as wetlands by resource 
agencies.  
 
In addition, the ACOE has jurisdiction over “waters of the United States”. Waters of the 
United States are defined in 33 CFR part 328 (referred to as “waters”).  The lateral limits 
of the jurisdiction of waters may be divided into three categories, territorial seas, tidal  
waters and non-tidal waters. 33 CFR part 328.3 provides the definition of waters of the 
United States as follows: 
 

(a) The term waters of the United States means 
(1) all waters which are currently used, or were used in the past, 

or may be susceptible to use in interstate or foreign 
commerce, including all waters which are subject to the ebb 
and flow of the tide; 

(2) All interstate waters including interstate wetlands; 
(3) All other waters such as intrastate lakes, rivers, streams 

(including intermittent streams), mudflats, sand flats, 
wetlands, sloughs, prairie potholes, wet meadows, playa 
lakes or natural ponds, the use, degradation or destruction of 
which could affect interstate or foreign commerce, including 
any such waters: 

(i) Which are or could be used by interstate or foreign 
travelers for recreational or other purposes; or 
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(ii) From which fish or shellfish are or could be taken 
and sold in interstate or foreign commerce; or 

(iii) Which are or could be used for industrial purpose 
by industries in interstate commerce; 

(4) All impoundments of waters otherwise defined as waters of 
the United States under the definition; 

(5) Tributaries of waters identified in (a) (1) through (4) of this 
section; 

(6) The territorial seas 
(7) Wetlands adjacent to waters (other than waters that are 

themselves wetlands) identified in paragraphs (a) (1) through 
(6) of this section. 
Waste treatment systems, including treatments of ponds or 

lagoons designed to meet the requirements if CWA (other than 
cooling ponds as defined in 40 CFR 123.11(m) which also meet 
the criteria of this definition) are not waters of the United States. 
(8) Waters of the United States do not include prior converted 

cropland. Notwithstanding the determination of an area’s 
status as prior converted cropland by any other federal 
agency, for the purposes of the CWA, the final authority 
regarding the CWA remains with the Environmental 
Protection Agency (EPA). 

(b) The term wetlands means those areas that are inundated or saturated by 
surface or ground water at a frequency and duration sufficient to support, and 
that under normal circumstances do support, a prevalence of vegetation 
typically adapted for life in saturated soil conditions. 

(c) The term adjacent means bordering, contiguous or neighboring. Wetlands 
separated from other waters of the United States by man made dikes or 
barriers, natural river berms, beach dunes and the like are “adjacent wetlands.” 

(d) The term high tide line means the line of intersection of the land with the 
water’s surface to the maximum height reached by a rising tide…… 

(e) The term ordinary high water mark means that line on the shore established 
by the fluctuations of water and indicated by physical characteristics such as 
clear, natural line impressed on the bank, shelving, changes in the character of 
the soil, destruction of terrestrial vegetation, the presence of litter and debris, 
or other appropriate means that consider the characteristics of the surrounding 
areas. 

(f) The term tidal waters means those waters that rise and fall in a predictable and 
measurable rhythm or cycle due to the gravitational pulls of the moon and 
sun…. 

 
The limits of jurisdiction in non-tidal waters is defined in 30 CFR part 328.4 (c). When 
non-tidal waters occur in the absence of adjacent wetlands, the jurisdiction extends to 
ordinary high water mark. Based on the above definition of waters of the United States 
and limits of jurisdiction, non-wetland waters of the U.S. do not occur onsite.   
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California Department of Fish and Game – Streambed Alteration Program 
 
The CDFG regulates wetlands under Section 1601/1603 of the California Fish and Game 
Code through their Streambed Alteration Agreement Program.  Any alteration of any 
stream course within the State of California requires a Streambed Alteration Agreement 
from the CDFG. Section 1601 pertains to public projects where section1603 applies to 
private projects and specifically states: “It is unlawful for any person to substantially 
divert or obstruct the natural flow or substantially change the bed, channel, or bank of 
any river, stream or lake designated by the department, or use any material from the 
streambeds, without first notifying the department of such activity…” 
 
A stream is defined by the California Code of Regulations (14 CCR 1.72) as a body of 
water that flows at least periodically or intermittently through a bed or channel having 
banks and supporting fish or other aquatic wildlife. This includes watercourses having a 
surface or subsurface flow that supports or has supported riparian habitat. 
 
The limits of CDFG jurisdiction are defined in the code (Section 1601/1603) as the bed, 
channel, or bank of any river, stream or lake designated by the department in which there 
is at any time existing fish or wildlife resource or from which these resources derive 
benefit …. 
 
The CDFG would take jurisdiction of the ephemeral drainages onsite (Figure 3).  
 
County of San Diego Resource Protection Ordinance  
 
The County of San Diego Resource Protection Ordinance defines wetlands under Article 
II, item 16. as: “All lands which are transitional between terrestrial and aquatic where the 
water table is usually at or near the surface or where the land is covered by water. All 
lands having one or more of the following attributes are ‘wetlands”: 
 

a. At least periodically, the land supports a predominance of hydrophytes 
(plants whose habitat is water or very wet places); 

b. The substratum is predominantly undrained hydric soil; or 
c. An ephemeral or perennial stream is present, whose substratum is 

predominately non-soil and such lands contribute substantially to the 
biological functions or values of wetlands in the drainage system.   

 
 

The drainages onsite were assessed to determine if they qualify as Resource Protection 
Ordinance (RPO) wetlands using the presence of any one criteria listed above.  The 
drainages on the Neumann property contain upland vegetation, precluding the presence of 
hydric soils, and are not classified as a non-soil.  Therefore, the ephemeral drainages 
onsite do not qualify as RPO wetlands.   
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6.0 ANTICIPATED PROJECT IMPACTS 
 
This section addresses potential direct, indirect, and cumulative impacts to biological 
resources that would result from implementation of the proposed project, and provides 
analyses of significance for each potential impact. 
 
Direct Impacts are immediate impacts resulting from the permanent removal of habitat.    
 
Indirect Impacts result from changes in land use adjacent to natural habitat and 
primarily result from adverse “edge effects;” either short-term indirect impacts related to 
construction or long-term, chronic indirect impacts associated with urban development.  
During construction of the project, short-term indirect impacts include dust and noise 
which could temporarily disrupt habitat and species vitality or construction related soil 
erosion and run-off.  Long-term indirect impacts may include intrusions by humans and 
domestic pets, noise, lighting, invasion by exotic plant and wildlife species, use of toxic 
chemicals (fertilizers, pesticides, herbicides, and other hazardous materials), soil erosion, 
litter, fire, and hydrological changes (e.g., groundwater level and quality). 
 
Cumulative Impacts refer to incremental individual environmental effects of two or 
more projects when considered together.  These impacts taken individually may be 
minor, but collectively significant as they occur over a period of time. 
 
Thresholds of Significance 
 
The evaluation of whether or not an impact to a particular biological resource is 
significant must consider both the resource itself and the role of that resource in a 
regional context.  Substantial impacts are those that contribute to, or  result in,  permanent 
loss of an important resource, such as a population of a rare plant or animal.  Impacts 
may be important locally because they result in an adverse alteration of existing site 
conditions, but considered not significant because they do not contribute substantially to 
the permanent loss of that resource regionally.  The severity of an impact is the primary 
determinant of whether or not that impact can be mitigated to a level below significant. 
Generally, there are three levels of adverse impacts associated with biological resources: 
significant, locally important, and not significant.  The determination of significance is 
follows the County of San Diego Guidelines For Determining Significance for Biological 
Resources (2006). 
 
6.1  Avoidance and Minimization 
  
The proposed project has been designed to avoid impacts to biological resources in order 
to minimize significant cumulative impacts.  The proposed development is clustered with 
existing development in both a south-north and west-east direction, and most of this area 
is habitat mapped as developed (Figures 3 and 6).  The proposed project will minimize 
impacts to sensitive habitats and species as a result of the project design.  Further, the 
project proposes to impact approximately 2.22 acres of chamise chaparral.  The required 
mitigation of 1.11 acres of chamise chaparral will be conserved onsite in an open space 
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easement along with an additional 9.35 acres of chamise chaparral habitat (Figure 5).  
Protecting additional habitat beyond the required mitigation will help conserve significant 
biological resources cumulatively.  Therefore, by avoiding impacts to the maximum 
extent practicable by project design, impacts to significant biological resources will be 
minimal as a result of the proposed project. 
 
6.2  Proposed Project and Potential Impacts 
 
The proposed project is a minor subdivision of a 43.6 gross acre parcel into four parcels 
ranging from 18.2 to 5.0 gross acres. Impacts to coastal sage scrub and disturbed coastal 
sage scrub require the same mitigation ratio, so their acreage will be combined for the 
purpose of this table.  The project proposes a biological open space easement of 26.62 
acres (Figure 5).  The leach fields have to be located where they are on the project site. Those 
are the only locations were all of the requirements for a septic field occur including topography 
and soil depth (see letter from Project Engineer – Appendix I). Impacts have been minimized by 
accessing the location from the existing dirt fire roads. In order to maximize the open space 
configuration and reduce edge effects, the leach field and tight line for Parcel 4 and portions of 
the leach field and tight line for Parcel 3 are located in the proposed open space easement. The 
area of impact has been subtracted from the mitigation acreage available. The placement of the 
leach field and tight line will require an exception to the open space language. Additionally, 0.08 
acre of coastal sage scrub within the open space easement is being considered impact neutral. 
This is the area within the proposed trail easement on Parcel 4. The existing road easement north 
of the proposed pad and limited building zone on Parcel 4 is also being treated as impact neutral.  
 
 
Biological resources and proposed impacts are depicted in Figure 3. Table 2 below, 
identifies the habitats and potential impacts onsite and offsite. 
 

Table 2  
Potential Impacts 

Habitat/ 
Vegetation 

Community 

Existing 
(acres) 

Impact 
Neutral 
(acres) 

Impacts
(acres) 

Offsite 
Impacts 
(acres) 

Mitigation
Ratio 

Mitigation 
Required 

(acres) 

Onsite 
Mitigation 

(acres) 

Open 
Space 
(acres) 

Inland 
Coastal 

Sage Scrub 
22.98 0.48* 7.50 N/A 2:1 15.00 15.00 15.00**,*** 

Chamise 
Chaparral 12.68 0 2.22*** N/A 0.5:1 1.11 10.46 11.28*** 

Eucalyptus 
Woodland 1.66 0 1.66 N/A N/A N/A N/A 0 

Developed 6.27 0 6.15*** 0.54 N/A N/A 0.12 0.26*** 
Total 43.6 0.48 17.53 0.54 N/A   26.62 

 
* 0.4 acre in existing road easement, 0.08 in proposed trail easement 
** includes 0.08 acre of impact neutral associated with proposed trail easement 
* **Approximately 0.82 acre of chamise chaparral, 0.19 acre of css, and 0.14 acre of developed habitat will 
be impacted as a result of the leach fields and tight line in the proposed open space. 
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6.3  Significance Of  Impacts 
 
Generally, there are three levels of adverse impacts associated with biological resources: 
significant, locally important, and not significant. These levels of impacts were applied to 
the project site and are used below in the discussion of specific potential impacts.  
Figures 3 and 5 detail the proposed impact areas and open space. 
 
Coastal Sage Scrub 
 
Approximately 4.95acres of coastal sage scrub will be impacted as a result of the 
proposed project. Additionally approximately 2.55 acres of disturbed coastal sage scrub 
will be impacted as a result of the proposed project for a total of 7.50 acres.  These 
impacts would be considered significant. 
 
Chamise Chaparral 
 
Approximately 2.22 acres of this habitat onsite will be impacted as a result of the 
proposed project.  These impacts would be considered significant. 
 
Eucalyptus Woodland 
 
Impacts to the 1.66 acres of eucalyptus woodland habitat onsite would not be considered 
significant. This area includes paved roads onsite. 
 
Developed 
 
Impacts to the 6.15 acres of developed habitat onsite and 0.54 acre offsite would not be 
considered significant. This area includes paved and dirt roads, houses, outbuildings and 
a corral onsite. 
 
Sensitive Plant Species 
 
No sensitive plant species were documented onsite. No impacts to sensitive plant species 
are expected to occur.  
 
Sensitive Wildlife Species 
 
Impacts to sensitive wildlife species observed, coastal western whiptail, southern mule 
deer and turkey vulture, as well as sensitive wildlife species with the potential to occur 
would be considered locally important. 
 
 
7.0     PROPOSED MITIGATION 
 
Under CEQA, mitigation is required for all significant biological impacts (i.e. impacts 
within highly constrained areas).  In addition, the CDFG 1600 and the ACOE 404 permit 
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process generally require mitigation for the loss of wetland resources.  The following 
mitigation measures are recommendations to locally important biological impacts.  
Although mitigation measures are not often required for locally important impacts, local 
jurisdictions often implement these measures to minimize cumulative impacts within the 
region.   
 
According to Appendix G of the State CEQA guidelines, the proposed project would 
have a potentially significant impact to onsite biological resources if it would: 
 

 Have a substantial adverse affect, either directly or through habitat modifications, 
on any species identified as a candidate, sensitive, or special-status species in 
local or regional plans, policies, or regulations, or by the California Department of 
Fish and Game or U.S. Fish and Wildlife Service. 

 
 Have a substantial adverse effect on any riparian habitat or other sensitive natural 

community identified in local or regional plans, policies, regulations, or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service. 

 
 Have a substantial adverse effect on federally protected wetlands as defined by 

Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal 
pool, coastal, etc.) through direct removal, filling, hydrological interruption, or 
other means. 

 
 Interfere substantially with the movement of any native resident or migratory fish 

or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites. 

 
 Conflict with any local policies or ordinances protecting biological resources, 

such as a tree preservation policy or ordinance. 
 

 Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan. 

 
7.1 Direct Impacts 
 
Both coastal sage scrub and disturbed coastal sage scrub require the same level of 
mitigation, so the impacts of their acreage will be combined in the following discussion.  
Mitigation, per resource, is discussed below with corresponding level of significance 
after mitigation. 
 
Coastal Sage Scrub 
 
Potential impacts to 7.50 acres of coastal sage scrub will be mitigated at a 2:1 ratio, 
resulting in required mitigation acreage of 15.00 acres of coastal sage scrub. 
Conservation of approximately 15.00 acres of coastal sage scrub can be achieved through 
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an onsite open space easement. An additional  0.79 acre of coastal sage scrub will have to 
be mitigated in-kind, at an approved location offsite.   
 
Chamise Chaparral 
 
Potential impacts to 2.22 acres of chamise chaparral will be mitigated at a 0.5:1 ratio, 
resulting in a required mitigation of 1.11 acres of chamise chaparral. Conservation of 
1.11 acres of chamise chaparral can be achieved onsite through the proposed open space 
easement.  An additional 9.35 acres of this habitat will be preserved within the open 
space easement. 
 
Sensitive Wildlife Species 
 
Impacts to the sensitive wildlife species observed onsite and species with a high and 
moderate potential to occur will be mitigated through the habitat based mitigation for 
impacts to the coastal sage scrub and chamise chaparral habitats. 
 
7.2 Indirect Impacts 
 
In order to prevent potential significant indirect impacts to breeding raptors, if grading is 
proposed during the raptor breeding season (January to July) then a pre-construction 
survey for raptor nests shall be performed no more than three days prior to the initiation 
of construction. If an active raptor nest is identified onsite then grading shall be 
postponed until the nest is no longer active. 
 
In order to prevent potential significant indirect impacts to sensitive biological resources 
in the open space easement, the open space limits will be posted with signs. 
 
7.3 Cumulative Impacts 
 
The proposed project will contribute to the cumulative loss of inland coastal sage scrub 
and chamise chaparral within the local community of Ramona and unincorporated San 
Diego County.  However, this project’s contribution to the cumulative habitat loss will be 
less than cumulatively considerable due to the following:  the project site will preserve 
26.62 acres of inland coastal sage scrub and chamise chaparral onsite, in an area adjacent 
to vacant undeveloped land to the north and east.  The preserve exceeds the amount of 
mitigation acreage required for chamise chaparral impacts and will create a biologically-
viable preserve design that will maintain an existing wildlife corridor and will contribute 
toward a future preserve system in this portion of the County.  The project includes a 
dedicated Limited Building Zone Easement onsite to prohibit construction of habitable 
structures that would require fire-clearing into the onsite preserve, and will construct 
fencing and signage to prevent additional indirect habitat impacts.  The project will also 
purchase off-site habitat to mitigate for coastal sage scrub habitat beyond that preserved 
onsite.  The preserved offsite habitat will contribute to the development of biologically-
viable areas that support multiple habitats and species. Through these proposed design 
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and mitigation measures, the project will not have a cumulatively considerable impact to 
biological resources. 
 
7.4 NCCP/4(d) Conformance Findings 

 
The proposed project has been designed to conform to the Conservation Guidelines 
provided by the Southern California Coastal Sage Scrub NCCP Process Guidelines 
(NCCP 2002). The project proposes impacts to approximately 31 percent of the coastal 
sage scrub and 17 percent of the chamise chaparral onsite. All impacts onsite have been 
clustered to the maximum extent practical, resulting in a large preserve of designated 
open space on the northern and eastern portions of the property. In addition, impacts to 
sensitive resources will be mitigated in conformance with the NCCP process guidelines. 
As discussed in Section 4.4, the nearby wildlife corridor will not be affected by the 
proposed project. Impacts to the sensitive species observed onsite include the coastal 
western whiptail. These impacts will be mitigated through the preservation of coastal 
sage scrub onsite. The proposed project will be contributing to the future subregional 
NCCP by preserving approximately 11.48 acres of coastal sage scrub and 10.46 acres of 
chamise chaparral onsite and an area identified as proposed PAMA on the Draft North 
County MSCP map. Impacts to sensitive habitat will be mitigated by onsite conservation 
and by purchasing habitat offsite also contributing to the future Subregional NCCP. 
 
With implementation of the proposed mitigation measures, impacts will be reduced to 
below a level of significance. 
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